
 

SOUTH JORDAN CITY PLANNING COMMISSION 
STAFF REPORT 

MEETING DATE: AUGUST 26, 2025 

ITEM SUMMARY 

The application is for the construction of a new two-story commercial building.  The new 

building, considered phase 2, is proposed on Lot 2 of the Minor Cove North Subdivision 

(Attachment B).  The building has a foundational footprint of 4,935 sf², and will include a total 

floor area of 9,897 sf² between two levels (Attachment C).  The application has unresolved 

parking issues that concern Staff, the Commission, and the surrounding residents.  

Staff’s recommendation is that the Planning Commission deny the application.  

FILE OVERVIEW 

Item Name  New Two Story Commercial Building Site Plan  
“Almond Dental Phase 2”  

Address  10435 S. 2200 W.  

File Number PLSPR202400093 

Applicant Jordan Dejarnett; Mint Architecture  

  Property 
Owner 

Jeff Almond; Miners Cove LLC. 

Staff Contact Andrew McDonald, AICP 
Planner II 

PROPERTY OVERVIEW 

Total Acreage 0.24 

 Subdivision  Minors Cove North; Lot 2 

Current Zoning C-N (Commercial-Neighborhood)  

Neighboring 
Properties 

Current Zone Current Land Use 

North R-1.8 
(Residential Single-Family; 

1.8 Units per Acre) 

 
Bingham High School 

East & 
South 

C-N 
R-4 

(Residential Single-Family; 
4 Units per Acre) 

Almond Dental Phase 1, 
Residential Single-

Family 

West  
R 1.8, C-N 

Residential Single-
Family and Wasatch Eye 

Care 

https://southjordan.municipalcodeonline.com/book?type=ordinances#name=CHAPTER_17.60_COMMERCIAL_ZONES


 

PROPERTY HISTORY 

In 2017, the Planning Commission approved the existing 7,209 sf² multi-tenant, single-story 

building (Phase 1) for a mix of office, medical clinic, and retail use.  Phase 2 was meant to be the 

same.  Together, both Phases were to be 12,561 sf².  The approved 2017 Site Plan for Phase 1 is 

included (Attachment D).  The parking required for approval was 1 parking stall for every 250 sf² 

of floor area.  This is the average of the two parking ratios applied (1 per 200 sf² for 

retail/medical clinic uses & 1 per 300 sf² for office use).  Both phases together required at least 

64 parking stalls.  The 64 parking stalls under parked the development at the time, and 

provided flexibility for future office and retail uses as defined in City Code.  

Upon completion of Phase 1 in 2018, the building was occupied with Almond Dental (a medical 

clinic use) and the Empower Dance Academy Studio (a recreation & assembly use).  These 

businesses still occupy Phase 1.  For reasons only known to the Property Owner, Phase 2 was 

never constructed.  The uses established in Phase 1 caused the development to become under 

parked which consequently limited the future business use potential for Phase 2.   

The Planning Commission approved the Preliminary Subdivision Plat to subdivide the property 

in September 2023.  This created two commercial lots.  Phase 1 became Lot 1, and Phase 2 

became Lot 2.   

Although the Standard of Approval for the preliminary plat did not include consideration of 

parking, sufficient parking to existing and future uses was a prime focus of discussion for the 

Commission, and one of the biggest concerns raised during the Public Hearing.  The approved 

meeting minutes and Staff Reports are included (Attachment E) for reference.   

TIMELINE 

 February 28, 2017: The Planning Commission approved Phase 1.   

 June 1, 2017: Phase 1 obtains building permit for construction.  

 August 18, 2018: Phase 1 completes construction, and granted Certificate of 

Occupancy.  

 September 12, 2023: The Planning Commission approved the preliminary 

subdivision application for Minors Cove North, subdividing the property into 2 

Lots. 

 December 12, 2023:  The Planning Commission amended the September 12, 

2023 approval. 

 June 13, 2024: A complete Site Plan application for Phase2 was received for 

review. 



 

REPORT ANALYSIS 

 Phase 1 (Existing Building) Phase 2 (New Building) 

Building Footprint 7,209 sf² *4,935 sf² 

Number of  Stories 1 2 

Total Floor Area 7,209 sf² 

 Space A (Almond 
Dental): 3,595 sf² 

 Space B (Empower 
Dance): 3,614 sf² 

9,897 sf² 

Level 1 Total: 4,920 sf² 

 Space A: 4,306 sf² 

 Level 1 Lobby: 614 sf² 

Level 2 Total: 4,977 sf² 

 Space B: 4,377 sf² 

 Level 2 Lobby: 600 sf² 

Number of Suites/Units 2 Existing (Designed for 5) 2 

**Building Height 

Maximum Allowed: 35 ft. 

18 ft. 30 ft. 

*City Code § 17.18.030.050(B8-9) “Commercial Use Regulations” prohibits medical clinic uses in 

buildings within the C-N Zone that have building footprints exceeding 5,000 sf². 

**City Code § 17.60.020.H7 “Commercial Zones Architecture Design Standards” 

Parking & Access:  

 Total Parking Stalls: 64, all on Lot 1/Phase 1 

 Access Points: 2 Existing, right-in/right-out only in Phase 1.  

 New Access Points: None proposed. None allowed by the City or by UDOT.   

 Exclusive Parking: None 

 Shared Parking: All 64 stalls would need to be shared, No Shared-Parking Agreement 

has been recorded.  Each use/Suite will have its own required parking ratio described in 

City Code § 16.26.040 “Parking Ratios”.  The most applicable parking ratios for 

permitted uses are noted below and are based on total floor area:   

Office Use = 1 Parking Stall per 300 sf²  

Retail Use = 1 Parking Stall per 200 sf² 

Medical Clinics & Treatment Use = 1 Parking Stall per 200 sf² 

Restaurant Use = 1 Parking Stall per 100 sf²  

Recreation & Assembly Use = 1 Parking Stall per 100 sf²  

https://southjordan.municipalcodeonline.com/book?type=ordinances#name=17.18.030.050:_COMMERCIAL_USE_REGULATIONS
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=17.60.020:_DEVELOPMENT_AND_DESIGN_STANDARDS
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=16.26.040:_PARKING_RATIOS


 

Landscaping: The landscaping plans meet the requirements of City Code § 17.60.020.J 

“Commercial Zones Landscaping Requirements” and City Code § 16.30.040 “Outdoor 

Landscaping Requirements”.  Lot 2 will be landscaped with the required 50% minimum plant 

coverage at full maturity.  

Lighting: The lighting plan meets the requirements of City Code § 17.60.020.K “Lighting 

Requirements”.  All new and existing lighting features direct the light down towards the ground, 

and are shielded to prevent glare into adjacent properties.  

 FINDINGS AND RECOMMENDATION 

Findings: 

Uses:  

The current zoning (C-N) permits most low impact commercial retail and office uses noted in 

City Code § 17.18.020 “Allowed Uses in C-N Zone”, and defined in City Code § 17.18.060 “Use 

Definitions”.  Both of the uses in Phase 1 (medical clinic and recreation & assembly) are 

permitted uses in the zone.  The Owner has indicated that at least one of these two uses would 

locate into Phase 2.  It is still unclear as to what new businesses/uses may locate into any 

vacant spaces in either Phase 1 or Phase2.  

Building Height:  

Phase 1: From finished grade to the roof line is (18’-6’’).  The roof extends higher to 

screen the roof top mechanical equipment from line of sight, and to provide a non-flat 

roof over a majority of the building.  To the highest point, the building is roughly 30’ 

with the pitched roof projections (See Attachment D).  Without these projections, the 

roof would be flat which is prohibited in the zone. 

Phase 2: From finished grade to the roof line/parapet is 30’. The elevation renderings 

(Attachment C) show the overall height of the building, from finished grade, being 35’.  

The height between the roofline and the highest peak is considered an architectural 

projection.  These roof features fulfill no structural support requirement; however, they 

are necessary to meet the architectural requirements of the zone, and to screen the 

roof top mechanical equipment from line-of-sight.   

Signage: The elevation renderings show signage locations; however, final signage will be 

reviewed separately as part of a Wall Sign Permit via the Building Department, and are subject 

to the requirements of City Code § 16.36 “Sign Ordinance”.   

The existing monument sign in the only monument sign permitted to be located on any lot 

within this subdivision.  A new monument sign requires a building permit and compliance with 

City Code § 16.36.060 “General Provisions” & § 16.36.090 “Monument Signs”. 

https://southjordan.municipalcodeonline.com/book?type=ordinances#name=16.30.040:_OUTDOOR_LANDSCAPING_REQUIREMENTS
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=16.30.040:_OUTDOOR_LANDSCAPING_REQUIREMENTS
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=16.30.040:_OUTDOOR_LANDSCAPING_REQUIREMENTS
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=16.30.040:_OUTDOOR_LANDSCAPING_REQUIREMENTS
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=16.30.040:_OUTDOOR_LANDSCAPING_REQUIREMENTS
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=16.30.040:_OUTDOOR_LANDSCAPING_REQUIREMENTS
https://southjordan.municipalcodeonline.com/book/print?type=ordinances&name=17.18.020:_ALLOWED_USES
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=17.18.060:_USE_DEFINITIONS
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=17.18.060:_USE_DEFINITIONS
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=CHAPTER_16.36_SIGN_ORDINANCE
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=16.36.060:_GENERAL_PROVISIONS
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=16.36.090:_MONUMENT_SIGNS


 

Parking & Access:  

The issue of adequate parking within the development has been ongoing, and remains 

unresolved.  Attachment F is a letter Staff provided to the Applicant and Property Owner 

discussing the expectations of meeting parking requirements, and indicating that Staff cannot 

recommend approval of the application if it fails to meet the parking requirements applied 

towards the uses in the development.    

Phase 1 presently requires 59 parking stalls of the existing 64 parking stalls within the 

development (Empower Dance =49; Almond Dental =10).  This leaves 5 open parking stalls for 

new uses/businesses in Phase 2.  There is a provision in City Code § 16.26.040 “Parking Ratios” 

that allows a reduction in the minimum number of parking stalls required for the Dance Studio; 

however, Staff does not consider it an acceptable alternative for this development and does not 

support its application in this project. 

Phase 2 is now designed to be roughly a 4,920 sf², 2-Story, multi-tenant commercial building.  

This is roughly 432 sf² smaller than originally planned in 2017.  Although Phase 2 has a smaller 

building footprint, the total floor area is now proposed to be roughly 9,897 sf².  This increases 

the planned floor area, between both Phases, from roughly 12,561 sf² to 17,097 sf².  This is 

approximately a 4,536 sf² increase in the total floor area that was planned in 2017.  The 

proposed increase in size was not part of the original 1 stall per 250 sf² parking ratio approved 

and effectively impacts the development’s compliance with current City Code parking 

requirements.   

The proposed size of the project, the required parking ratios, the limited parking capacity within 

the development, the limited access points to the development, the size of the two properties, 

and the existing and future uses expected within the development have Staff concerned that 

the project is not adequately planning for the current & future parking needs of the 

development.  Presently, the existing uses of Phase 1 operate polar to each other’s operation 

hours; however, this is expected to change once additional businesses with “daytime” hours 

(similar to Almond Dental) locate into either Phase/building.   

Staff shares the same concerns expressed by the Planning Commission and surrounding 

community in regards to the development’s existing issue with parking and access.   Although 

no official code enforcement complaints have been submitted, the City did receive resident 

testimony during the September 12, 2023 Planning Commission meeting (Attachment E).  The 

testimony speaks to the concern that the existing parking lot inadequately provides for the uses 

in Phase 1.  Staff must acknowledge the negative concerns received and consider how Phase 1 

is currently impacting the surrounding residents.  Staff is unable to support Phase 2 if it will 

further amplify the negative impacts expressed and currently experienced by surrounding 

residents. 

https://southjordan.municipalcodeonline.com/book?type=ordinances#name=CHAPTER_16.26_PARKING_AND_ACCESS


 

It should be noted that there may be some scenario(s) where the development’s 64 parking 

stalls adequately provide for the uses of the development.  There may be an outcome where 

both Phases are fully occupied, parked according to the ratios required in City Code, and meet 

at least the minimum requirement.  However, it should also be noted that Staff does not have 

enough information to discuss what may and may not be possible in either Phase regarding 

parking requirements and uses in the future.   

Staff has reviewed the known facts, and has determined that the development continues to 

have an unresolved parking issue. 

Conclusions: 

The application does not satisfy the requirements of City Code that constitute the Standard of 

Approval for this application.  These requirements are listed as follows:  § 17.60.020.F “C-N 

Zone Parking & Access”, City Code § 16.24.020.A “Site Plan Review”, City Code § 16.26.040 

“Parking Ratios”, and City Code § 16.26.030.A “Parking Standards”.  

As with any application for development, it is the Applicant’s and/or the Property Owner’s 

burden of proof to demonstrate that the development has adequately planned for the existing 

and future business uses that are occupying or will occupy the development, and the associated 

parking required.  Staff concludes that the Applicant has not met this burden of proof.   

Recommendation: 

Staff recommends denial of the application. 

https://southjordan.municipalcodeonline.com/book?type=ordinances#name=CHAPTER_17.60_COMMERCIAL_ZONES
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=CHAPTER_17.60_COMMERCIAL_ZONES
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=CHAPTER_16.24_SITE_PLAN_REVIEW
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=CHAPTER_16.26_PARKING_AND_ACCESS
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=CHAPTER_16.26_PARKING_AND_ACCESS
https://southjordan.municipalcodeonline.com/book?type=ordinances#name=16.26.030:_PARKING_STANDARDS


 

PLANNING COMMISSION ACTION 

Required Action: 

Final Decision 

Scope of Decision: 

This is an administrative decision to be decided by the Planning Commission.  

Standard of Approval: 

All proposed commercial, office, industrial, multi-family dwelling or institutional developments 

and alterations to existing developments shall meet the site plan review requirements outlined 

in City Code § 16.24 “Site Plan Review”, and the requirements of the individual zone in which a 

development is proposed. All provisions of City Code Title 16, Title 17, and other City 

requirements shall be met in preparing site plan applications and in designing and constructing 

the development. Building permits may not be obtained nor shall any site work be performed 

prior to site plan approval.  

Motion Ready: 

I move that the Planning Commission deny: 

1. File PLSPR202400093, New Two-Story Commercial Building Site Plan “Almond Dental 

Phase 2” 

Alternatives: 

1. Approve the application as proposed 

2. Approve an amended application with or without approval requirements 

3. Schedule the application for a decision at some future date 

 

 SUPPORTING MATERIALS  

1. Attachment A, Location, Current Zoning & Land Use Map 

2. Attachment B, Phase 2 Site Plan & Subdivision Plat 

3. Attachment C, Phase 2 Elevations & Floor Plan Renderings 

4. Attachment D, 2017 Phase 1 Approval for Existing Building 

5. Attachment E, Preliminary Subdivision Staff Report & Planning Commission Minutes 

6. Attachment F, Letter to Applicant & Owner regarding parking 

https://southjordan.municipalcodeonline.com/book?type=ordinances#name=CHAPTER_16.24_SITE_PLAN_REVIEW
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Source: City of South Jordan Online GIS Map for Zoning & Land Use as of July 2025



Lot 2/Phase 2Lot 1/Phase 1

Source: Document created using the recorded subdivision plat, online South Jordan City GIS MAP, and Site Plan documents provided by the Applicant. Sourced documents require GRAMA
request to view records.  Document created August 2025.

Attachment B

Proposed Phase 2
Building (4,935 sf²)

Proposed Phase 2
Building (4,935 sf²)

Attachemnt B
Phase 2 Site Plan & Subdivision Plat

Page 1 of 1



Attachment C
Phase 2 Elevation & Floor Plan Renderings 

Page 1 of 6

9,897 sf² Total Floor Area

South Jordan Parkway

2200 West

South Jordan
Parkway

2200 West

View of Phase 2 looking North-East towards South Jordan Parkway and Bingham High School

View of Phase 2 looking South-West towards 2200 West

Attachment C
Source Disclosure: The pages of this attachment were prepared using documents provided by the Applicant in the application.  All
tabulations are accurate as provided in the documents, and enlarged for the purpose of this report.  A GRAMA request is required to
view the documents provided.  This document was prepared August 2025.
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Phase 2 Elevation & Floor Plan Renderings 
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North Elevation

East Elevation
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South Elevation

West Elevation



Attachment D
2017 Phase Approvals

Page 1 of 5

Source Disclosure: The pages of this attachment were prepared using documents provided by the Applicant in the 2017 Phase 1
application and February 28, 2017 Planning Commission Staff Report.  All tabulations are accurate as provided in the documents, and
enlarged for the purpose of this report.  A GRAMA request is required to view the documents provided.  This document was prepared
August 2025. Attachment D

Total Parking Stalls = 64
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2017 Phase Approvals
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East Elevation

North Elevation
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2017 Phase Approvals
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South Elevation

West Elevation



Attachment D
2017 Phase Approvals

Page 5 of 5

Existing Building/Phase 1 looking North-East

Existing Building/Phase 1 looking South-West

*Images of the existing Phase 1 building, identified on this page, were sourced from Google Maps street view, last updated July 2025.  This page prepared August 2025.



Attachment F
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Attachment E

Attachment E
Subdivision Staff Report & Meeting Minutes
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PH: 801.446-HELP    @SouthJordanUT   

Dawn R. Ramsey, Mayor 

Patrick Harris, Council Member 

Kathie L. Johnson, Council Member 

Donald J. Shelton, Council Member 

Tamara Zander, Council Member 

Jason T. McGuire, Council Member 

 

 
 

 

 

 

 

 

 

 

September 4, 2024 

 

Jeffery Almond, Property Owner/Applicant 

3151 Alta Crest Drive 

South Jordan, UT 84095 

Drjalmond10@gmail.com 

 

Corey Middleton, Principal Architect 

Jordan Dejarnett, Jr. Project Manager 

Mint Architecture 

7585 S. Union Park Ave. Suite 220 

Sandy, UT 84047 

corey@designwithmint@.com 

jdejarnett@designwithmint.com  

 

 

RE: New Commercial Building Site Plan Application (PLSPR202400093)  

       “Almond Dental Phase 2” 

 

 

Dear Almond Dental Project Team,  

 

 

While reviewing Phase 2, Staff again looked at the approval and documents provided in Phase 1.  

Phase 1 plans show the one multi-tenant commercial building with two suites, next to a future 

phase 2 building.  This development was established, in the Phase 1 documents, as primarily a 

mixed retail and office use building.  However, Phase 1 documents indicated that Suite 1 would 

be a medical dentist office/clinic use (Almond Dental) and Suite 2 would be a Recreation and 

Assembly Use (Empower Dance Academy).  These uses are not considered retail or office as 

they are defined elsewhere in City Code §17.18.060.  However, Almond Dental and Empower 

Dance Academy are still permitted uses in the Commercial-Neighborhood (C-N) Zone, and can 

continue subject to the other requirements of City Code.   

 

As Staff has noted in the past two Notice of Revisions Letters, and in the previous subdivision 

process, one of the main issues associated with this application is Phase 1 and Phase 2 both 

complying with the minimum parking requirements of City Code.  Phase 1 was required to 

provide at least 29-parking stalls.  Ultimately, Phase 1 provided 64-parking stalls based on Phase 

Attachment F
Letter to Appilcant & Owner regarding Parking Requirements & Expectations

Page 1 of 2

mailto:corey@designwithmint@.com
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1 and Phase 2 being of equal size, height, design, and having Office and Retail uses.  The uses in 

Phase 1 left 10-parking stalls remaining for Phase 2 and its uses.   

 

Now that an application for Phase 2 has been officially submitted, Staff once again evaluated the 

minimum parking requirements required for both Phases.  This review concluded that the 

application currently does not comply, and provided a Notice of Revisions Letter listing the 

corrections necessary for compliance.   

 

The C-N Zone does permit Phase 2 to be different than the completed Phase 1.  However, the 

larger suites in Phase 2 require additional parking than what is required for the same uses in 

Phase 1.  Phase 2 would require 66-parking stalls in addition to what would be required for uses 

in Phase 1.  Staff has been consistent to note that the application cannot be approved without 

enough parking available on-site for both Phases.     

 

To meet City Code requirements, the design of Phase 2 would need to change by either possibly 

by reducing the height, eliminating the second floor, redesigning the internal layout, or contain 

only medical clinic/dental, retail, and office uses.  The Empower Dance Academy is not defined 

as any of these uses.  The Empower Dance Academy is required to provide the minimum parking 

stall per square footage number noted in City Code §16.26.040 for Recreation and Assembly 

uses.   

 

Furthermore, the uses in both Phases will be restricted to permitted uses in the C-N Zone, which 

does exclude office and dental/medical clinic uses from being allowed in any building, in the C-

N zone, that exceeds a building footprint of 5,000 sf².  The City will not involve themselves in 

the leasing process between tenants and the landlord, but the City will deny the required business 

license applications if the associated use in not permitted and/or the minimum parking 

requirements for each use, in both Phases, cannot be adequately provided on-site.   

 

Access to the referenced City Code Ordinances can be found by accessing the Planning 

Department webpage, or by accessing the South Jordan City Website to view the Municipal 

Code.   

 

 

Respectfully,  

 

 

 

Andrew McDonald, AICP 

Planner II, Planning Department  

Attachment F
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Page 2 of 2


